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1.  Introduction 

 

This appeal is against the refusal of planning permission for the development of a single 

storey front lower ground floor extension at Flat 1, 226 Camden Road, London, NW1 9HG. 

The surrounding area is characterised as predominantly residential, with the properties 

neighbouring 226 Camden Road being four-storey semi-detached dwellings.  As will be 

illustrated in this Appeal Statement, the property is on a corner plot and takes a distinctly 

difference appearance to its neighbours on the street scene.  The lower ground floor site 

itself is not visible, as it is shrouded from view by a solid wall boundary treatment. 

The subject building is not listed, however it is in the Camden Square Conservation Area 

(CA) and therefore the visual impact of the proposal on the views of and within the CA must 

be taken into consideration.  Were the building listed, it is understood that the extension’s 
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lack of visibility would not be a consideration.  It is further understood that, unlike listed 

buildings, the significance of a CA is dependent upon how it is experienced, and that case 

law1 has established that proposals must be judged according to their effect on a CA as a 

whole.  This distinction is important as the subject site at Flat 1, 226 Camden Road is on the 

lower-ground floor of the four-storey property and is surrounded and concealed by a solid 

brick wall - as shown on the street scene and plan extract images below. 

 

View of 226 Camden Road facing north-east on Camden Road 

 

 

View of 226 Camden Road facing south-west on Camden Road 

 
1 South Oxfordshire DC v SSE & J Donaldson [1991] CO/1440/89 
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Plan extract showing the proposed section A 

 

 

Plan extract showing the proposed north elevation 
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It is therefore understood that proposals must be judged according to their effect on a CA as 

a whole and it is accordingly considered that the subject development has no impact at all 

on the character of the CA.  The design of the proposed extension is wholly subordinate to 

the host dwelling and will be largely invisible from the street scene.   

The appellant has decided to remove the trees to the front of the property, due to 

subsidence being caused by the trees.  The appellant has applied to the LPA to remove the 

trees and is awaiting a response. 

 

2.  Refusal Reason 

 

The decision notice dated 23 January 2024 contained the following reasons for refusal 

(commentary provided underneath):  

 

1. The proposed front extension, by virtue of its scale and siting, would result in an 

incongruous and dominant addition that would be out of keeping with the host and 

neighbouring properties, and would thus fail to preserve the character and 

appearance of the Camden Square Conservation Area, contrary to Policies D1 

(Design) and D2 (Heritage) of London Borough of Camden Local Plan 2017 and 

policies D1 (Achieving Design Excellence), D4 (Extensions and Alterations) and D5 

(Heritage) of the draft New Camden Local Plan 2024. 

When viewed from the street scene, it is clear that the subject property does not reflect the 

appearance of its neighbours on either side – and the neighbouring property to the north-

east on Camden Road is even less in-keeping than the appellant’s property.  The ground and 

lower ground floor treatments of the subject property do not match its neighbours and 

neither does the boundary treatment.  Whereas neighbouring properties to the south-west 

have open gardens to the front, which accords with the characterisation of the CA, the 

subject property neither has a garden, nor is it open – but rather the boundary is solidly 

walled and without a garden. 
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It is therefore clear that the proposed development will have no impact at all in terms of 

disturbing an existing relationship between two neighbouring dwellings of the same 

appearance and composition, as this relationship simply does not currently exist.  But 

rather, development of the proposed extension can be allowed without having any impact 

at all on the street scene or the character of the area. 

The proposed site being the CA is clearly a key factor.  However, while the CA may be 

considered a heritage asset and the impact must be considered, the host dwelling is not 

listed and therefore – unlike development on listed buildings - the proposed extension not 

being visible or apparent is a material consideration.  In this respect, it simply cannot be the 

case that the proposed extension has a detrimental impact on the character of the CA, 

when it is largely invisible from the street scene. 

The proposed lower ground floor extension in no way dominates its four-storey host and 

while neighbouring properties may not feature such extensions – as previously stated – the 

existing ground/lower ground floor land and boundary treatment at No. 226 Camden Road 

do not reflect that of its neighbours. 

Overall, the proposed extension is of a good design that accords with the host dwelling and 

preserves the character and appearance of the CA in accordance with local policy D2. 

National and local planning policy will be addressed in sections 5 and 6 of this Appeal 

Statement respectively. 

 

2. In the absence of an adequate arboricultural impact assessment and tree protection 

plan, the applicant has failed to demonstrate the development does not cause 

unacceptable harm to trees contrary to Policies A2 (Open Spaces) and A3 

(Biodiversity) of the London Borough of Camden Local Plan 2017 and policies NE1 

(The Natural Environment), NE2 (Biodiversity) and NE3 (Tree Planting and Protection) 

of the draft New Camden Local Plan 2024. 

A professionally produced arboricultural assessment is submitted in Appendix 1 of this 

Appeal Statement.  The appellant has decided to remove the trees to the front of the 
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property, due to subsidence being caused by the trees.  The appellant has applied to the LPA 

to remove the trees and is awaiting a response. 

 

3.  Planning Officer Report 

 

To assist in the consideration of the appeal, some paragraphs from the planning officer’s 

report are included below, with commentary provided in bold underneath: 

 

1. Proposal 

1.1 Planning permission is sought for the erection of a single storied front extension 

fronting Camden Road at lower ground floor level. The extension would have a 

maximum height of 2.58m, depth of 4.4m and width of 9m. 

1.2 It is noted that the applicant has applied for a rear extension as opposed to a 

front extension. The proposal is considered a front extension as it is on the Camden 

Road frontage of the property, with Camden Road being a major trunk road. This 

elevation is considered to be the front and principal elevation of the building, 

notwithstanding the current access to the property which is on the side elevation. 

 

2. Considerations 

2.1 Key planning issues to be considered are as follows: 

 Design and Heritage 

 Neighbouring Amenity 

 Trees 

 

2.2 The Draft New Camden Local Plan 2024 is currently out for consultation under 

regulation 18 of the Town and Country Planning (Local Planning) Regulations 2012. 
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3. Design and Heritage 

3.1 The Council’s design policies are aimed at achieving the highest standard of 

design in all developments. The following considerations contained within policy D1 

are relevant to the application: development should respect local context and 

character; comprise details and materials that are of high quality and complement 

the local character; and respond to natural features. Policy D2 ‘Heritage’ states that 

in order to maintain the character of Camden’s conservation areas, the Council will 

not permit development within conservation area that fails to preserve or enhance 

the character and appearance of that conservation area. 

The proposed extension does preserve the character and appearance of the CA in 

accordance with Policy D2. 

 

3.2 The CPG Home Improvements states the following with respect to front 

extensions: 

Front extensions are usually highly visible alterations that can change the character 

of a building and the street. They can have a particular impact where front gardens 

are an important characteristic of the area, and where the street has a regular 

pattern of buildings and a clearly defined building line. 

3.3 The Camden Square Conservation Area Appraisal and Management Strategy 

states the following: 

 The private front gardens add colour and biodiversity to the residential street 

scene. The loss of any of these gardens through parking, ancillary structures, 

hard-standing or neglect severely erodes the character of the streets. 

 Front and rear gardens within residential streets make an important contribution 

to the streetscape and character of the residential area. Council will resist the 

loss of soft landscaping. 

 Green front gardens are vital not only in preserving the attractive, tranquil 

qualities of the conservation area, but also in providing wildlife corridors, 

enhancing biodiversity and reducing flood risk. 
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 The CSCAAMS also states that demand for residential development has led to an 

increase in proposals for infill buildings and extensions. The capacity for further 

intensification without causing harm to the area is limited. 

The subject front extension is not a highly visible alteration and therefore preserves the 

character and appearance of the street scene and the CA.  Moreover, none of the above 

apply to the subject property – while the front gardens of the neighbouring properties to 

the south-west along the row, do have visible gardens, No. 226 Camden Road does not – 

as shown in the images below. 

 

While the garden of No. 224 Camden Road contributes to the CA, the garden at No. 226 does not 
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Gardens to the front of the neighbouring row 

3.4 The proposal involves an extension to the front of the property facing Camden 

Road, within the enclosed private front garden area. No other properties along this 

section on Camden Road has had an extension to their front elevation and there is a 

very clear and well established building line here.  

While the delegated report remarks that no other properties along this section on 

Camden Road has an extension to the front, it is noted that neither does any other 

property along this section of Camden Road have an ‘enclosed private front garden area’. 

 

The proposal would therefore break the pattern of development to the front of the 

row of 19th century houses facing Camden Road, infringing the established building 

line, obscuring architectural features such as windows and impacting on private open 

space in front of the houses. The proposal would be out of character and add a new 

element on this property at the front, extending beyond what appears to be the 

consistent building line, resulting in the building line being out of character with the 

rest of the street scene. This concern was previously raised by the Council at pre-

application stage. 
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3.5 The fact that the property is at the end of the row, occupying a corner plot at the 

junction with Cantelowes Road does not mean there is a case to be made for 

extending at the front. It is appreciated that its current orientation makes it unique in 

the street, and it may have limited visibility from the street due to the greenery, but 

during different seasons when the tree leaves have fallen and the front elevation of 

the property would be more visible, the extension would be seen from the street 

scene, including from long and short views across Camden Road. Further, the 

enclosed garden could change in the future if residents sought a more open outlook 

at the front as is the norm along Camden Road. 

The changing of the seasons will not impact the presence of a solid wall surrounding the 

proposed extension and shrouding it from the street scene. 

 

3.6 With respect to the scale of the extension it is noted that any extension to this 

frontage would not be acceptable. However, it is considered that the extension 

would fail to be subordinate to the host building given its excessive width which 

means that it would project beyond the principal building line of the side (north) 

elevation. 

Contrary to the above, the proposed single storey lower ground floor extension is clearly 

subordinate to its four-storey host. 

 

3.7 With respect to materials, limited details have been provided, however it is 

understood that the walls and windows would match that of the existing dwelling. It 

is also noted that the extension does not incorporate a green roof, which is 

encouraged through the CPG – Home Improvements. 

3.8 The proposed extension due to its location at the front of the property, would 

harm the existing character of the host building and the relationship of the semi-

detached pair and would be harmful to the surrounding conservation area. The 

proposal would fail to preserve the character and appearance of the Camden Square 

Conservation Area, contrary to policies D1 and D2 of the Camden Local Plan 2017. 
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3.9 Considerable importance and weight have been attached to the harm and special 

attention has been paid to the desirability of preserving or enhancing the character 

or appearance of the conservation area, under s.72 of the Listed Buildings and 

Conservation Areas Act 1990 as amended by the Enterprise and Regulatory Reform 

Act 2013. 

The proposed front extension does preserve the character of the CA and does not impact 

any of the above-cites characteristics from the Camden Square Conservation Area 

Appraisal and Management Strategy.  Moreover, the front of the property is not the same 

as the rest of the row – indeed it is distinctly different.  The subject property is on a corner 

plot with a solid wall to the front and side, as well as an entrance to the side.  The 

neighbouring properties on this row have raised entrances to their fronts with steps 

leading down to the pathway on Camden Road.  The images below are provided to show 

the contrasting relationship between the subject property and its neighbours. 

 

While neighbouring properties are comparable to the front, No. 226 is distinct and different 
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Neighbouring properties have raised entrances to their fronts with steps leading down to the pathway on Camden Road 

 

 

No. 226 has a wall to the front and its configuration does not resemble its neighbours from the street scene 
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It is notable that the neighbouring property to the north-east neither reflects the configuration of No. 226 

 

The proposed development therefore respects local context and character, is of a high 

quality and preserves the character of the CA.  The proposed development therefore 

accords with the local policy quoted in the delegated report and the associated refusal 

reason. 

 

4. Neighbouring Amenity 

4.1 Local Plan Policy A1 seeks to protect the amenity of Camden’s residents by 

ensuring the impact of development on their amenity is fully considered. It seeks to 

ensure that development protects the quality of life of occupiers and neighbours by 

only granting permission for development that would not harm the amenity of 

neighbouring residents. Relevant to the application are overlooking, privacy, 

sunlight, daylight, overshadowing and outlook consideration. 

4.2 Given its nature and location, it is not considered that the proposal would result 

in any unacceptable amenity related effects. The extension is single storied, with no 

windows proposed on the side elevation of the extension, and existing windows at 

224 Camden Road are offset sufficiently from the boundary to ensure no 
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unacceptable amenity related effects. The existing lower ground front window at 

neighbouring no. 224 is already shadowed by existing dense planting at the 

boundary. As such, it is considered that the extension would not significantly worsen 

this situation to warrant a reason for refusal. 

4.3 It is noted that an objection from a flat above the application flat has been 

received that raised concerns surrounding outlook. Due to the location of the 

extension at lower ground floor level, below the level of windows above, it is not 

considered that the proposal would result in any unacceptable effects in terms of 

outlook. 

The proposal has no detrimental impact on neighbouring amenity. 

 

5. Trees 

5.1 Policy A3 requires trees and vegetation to be protected during the construction 

phase of development and seeks to resist the loss of trees and vegetation of 

significant amenity, historic, cultural or ecological value including proposals which 

may threaten the continued wellbeing of such trees and vegetation. There are a 

number of existing trees and much vegetation in the garden, much of which would 

likely be affected by the development and part of the development is likely to be 

within the Root Protection Area. It is noted that an arboricultural impact assessment 

and tree survey have not been included with the submission. 

5.2 The Council’s Tree and Landscape Officer has confirmed that the scheme cannot 

be supported without a full arboricultural report, in accordance with BS5837:2012. 

As such, the Council cannot be satisfied that trees and vegetation of amenity, historic 

and ecological value would be sufficiently protected, contrary to policy A3 of the 

Local Plan and thus refusal is warranted on this basis. 

A professionally produced arboricultural assessment is submitted in Appendix 1 of this 

Appeal Statement.  The appellant has decided to remove the trees to the front of the 

property, due to subsidence being caused by the trees.  The appellant has applied to the 

LPA to remove the trees and is awaiting a response. 
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4.  Key Appeal Considerations 

  

The key appeal considerations are as follows:  

 The subject property is not listed and therefore the fact that the proposed extension 

is not visible remains material. 

 Key to the assessment of the proposed development is its impact on the CA – that 

being its visual impact. 

 The subject property is on a corner plot and does not reflect the configuration of its 

neighbours, either on the same row, or the adjacent property on the corner plot to 

the north-east. 

 None of the characteristics cited in the delegated report relating to the CA apply to 

the subject property. 

 The proposed site is shrouded from the street scene by a solid wall and the proposed 

lower-ground floor extension is therefore not a highly visible alteration. 

 The proposed extension does not have a detrimental impact on how the CA is 

experienced. 

 The proposed extension preserves the character and appearance of the CA in 

accordance with Policy D2. 

 The single storey extension is subordinate to its four-storey host. 

 A professionally produced arboricultural assessment is submitted in Appendix 1 of 

this Appeal Statement.  The appellant has decided to remove the trees to the front 

of the property, due to subsidence being caused by the trees.  The appellant has 

applied to the LPA to remove the trees and is awaiting a response. 

 

5.  National Planning Policy Framework 

 

The inspector’s attention is respectfully drawn to relevant sections of the NPPF that have 

either been overlooked, misinterpreted, or not given due weight and consideration within 
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the decision-making process.  The following sections in particular are highlighted as 

requiring attention, with commentary provided in bold underneath: 

 

Sec. 2:  Achieving sustainable development 

Para. 7:  The purpose of the planning system is to contribute to the achievement of 

sustainable development, including the provision of homes, commercial 

development, and supporting infrastructure in a sustainable manner. At a very high 

level, the objective of sustainable development can be summarised as meeting the 

needs of the present without compromising the ability of future generations to meet 

their own needs. 

The proposed extension increases the scope of the property to meet the housing needs of 

both its current occupiers and future generations of occupiers - particularly the needs of 

larger households. 

The proposal does not compromise the ability of future generations to meet their own 

needs – on the contrary it enhances the dwelling to meet the needs of future generations 

seeking housing in the area, while meeting the needs of current generations. 

The proposed development therefore fully accords with the NPPF policy of achieving 

sustainable development and the provision of homes. 

 

Para. 8:  Achieving sustainable development means that the planning system has 

three overarching objectives, which are interdependent and need to be pursued in 

mutually supportive ways (so that opportunities can be taken to secure net gains 

across each of the different objectives): 

a) an economic objective – to help build a strong, responsive and competitive 

economy, by ensuring that sufficient land of the right types is available in the right 

places and at the right time to support growth, innovation and improved 

productivity; and by identifying and coordinating the provision of infrastructure; 
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The development will generate taxable income for builders and suppliers required to build 

the extension, as well as suppliers of household materials and items required to furnish 

the additional accommodation. 

The enlargement of the dwelling will also potentially result in an increase in the council 

tax payable and the development therefore contributes to public finances in this regard. 

 

b) a social objective – to support strong, vibrant and healthy communities, by 

ensuring that a sufficient number and range of homes can be provided to meet the 

needs of present and future generations; and by fostering well-designed, beautiful 

and safe places, with accessible services and open spaces that reflect current and 

future needs and support communities’ health, social and cultural well-being; and 

The proposed development contributes to there being ‘a sufficient number and range of 

homes’, which are ‘provided to meet the need of present and future generations’, while 

‘fostering well-designed, beautiful and safe places, with accessible services and open 

spaces that reflect current and future needs and support communities’ health, social and 

cultural well-being’.   

As previously stated, with the extension in place, the dwelling will be better able to meet 

the housing needs of different households. 

The proposed development therefore strongly accords with the social objective of the 

NPPF. 

 

c) an environmental objective – to protect and enhance our natural, built and historic 

environment; including making effective use of land, improving biodiversity, using 

natural resources prudently, minimising waste and pollution, and mitigating and 

adapting to climate change, including moving to a low carbon economy. 

The proposal makes effective use of the land available within the existing curtilage of the 

dwelling, by enlarging an existing dwelling without encroaching on land elsewhere or 
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detrimentally impacting the character of the area or the amenity and/or outlook of 

others. 

 

Presumption in favour of sustainable development 

Para. 10:  So that sustainable development is pursued in a positive way, at the heart 

of the Framework is a presumption in favour of sustainable development (paragraph 

11). 

The proposed development entirely accords with the NPPF’s sustainable development 

objectives as detailed above and should therefore receive a presumption in favour. 

 

Sec. 4:  Decision-making 

Para. 38:  Local planning authorities should approach decisions on proposed 

development in a positive and creative way. They should use the full range of 

planning tools available, including brownfield registers and permission in principle, 

and work proactively with applicants to secure developments that will improve the 

economic, social and environmental conditions of the area. Decision-makers at every 

level should seek to approve applications for sustainable development where 

possible. 

As previously noted, the proposal meets the economic, social, and environmental 

objectives set out in the NPPF.  Moreover, in the spirit of decision-makers seeking to 

‘approve applications for sustainable development where possible’, there are far more - 

and far stronger - arguments in favour of the development than may be posited against it. 

 

Sec. 11:  Making effective use of land 

Para. 123:  Planning policies and decisions should promote an effective use of land in 

meeting the need for homes and other uses, while safeguarding and improving the 
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environment and ensuring safe and healthy living conditions. Strategic policies 

should set out a clear strategy for accommodating objectively assessed needs, in a 

way that makes as much use as possible of previously-developed or ‘brownfield’ 

land. 

--- 

Para. 128(a):  Planning policies and decisions should support development that 

makes efficient use of land, taking into account the identified need for different types 

of housing and other forms of development, and the availability of land suitable for 

accommodating it. 

The proposal makes ‘effective use of land in meeting the need for homes’, while 

‘safeguarding and improving the environment and ensuring safe and healthy living 

conditions.’ 

 

Sec. 12:  Achieving well-designed and beautiful places 

Para. 135(b):  Planning policies and decisions should ensure that developments are 

visually attractive as a result of good architecture, layout and appropriate and 

effective landscaping. 

Para. 135(c):  Planning policies and decisions should ensure that developments are 

sympathetic to local character and history, including the surrounding built 

environment and landscape setting, while not preventing or discouraging 

appropriate innovation or change (such as increased densities). 

The proposed extension is good design, is subordinate to the host dwelling, and preserves 

the character of the area. 

 

6.  Local Planning Policy Context 
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In line with paragraph 11 of the NPPF, the most important policies for determining the 

appeal need to be identified.  It is clear from the judgement Wavendon Properties Ltd v 

SoSoHCLG & Milton Keynes Council [2019] EWHC 1424 (Admin), that the collection of most 

important policies should be considered in the round. 

The most important policies should only be those governing the development proposed in a 

particular area.  More generic policies that can apply to multiple types of development 

should not logically be considered as most important policies.  This approach is adopted in 

the below assessment of the refusal policies, with commentary provided underneath. 

 

 

London Borough of Camden Local Plan (2017) / Draft New Camden Local Plan (2024) 
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The proposed extension is of an attractive design that accords with the host dwelling and 

the context and character of the area.  While it is noted that the neighbouring properties to 

the south-west have open garden areas to the front, 226 Camden Road does not, and has an 

appearance of ‘otherness’ compared to its neighbour – including the colouring of the 

property and solid wall boundary treatment. 

It is reiterated here that the extension itself will be barely apparent or visible from the 

street scene and the proposed development is therefore sensitive to its context and has a 

net neutral impact on the character of the conservation area. 
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The proposed development preserves the appearance of the Conservation Area, as a 

heritage asset, however the building is not listed.  The proposed development does not 

require and demolition of an unlisted building and does not replace a garden that may 

contribute positive to the Conservation Area.  If anything, the proposed development may 

be considered to have a net neutral impact on both the street scene and the conservation 

area. 
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The Inspector’s attention is drawn to Policy D2 limbs e-h, and Policy D5(G) limbs 1-4 above, 

where it is noted that the proposed development either accords with, or else does not 

conflict with these requirements.  The proposal therefore accords with both policies D2 and 

D5 overall. 

 

 
 

The proposed extension is clearly subordinate to its four-storey host and its design accords 

with that of the host dwelling, while having no impact at all on neighbouring amenity. 

 

7.  Conclusions 

 

The proposed front extension is not highly visible and protects the character of the Camden 

Square CA.   The single storey extension is subordinate to its four-storey host and is 

shrouded from the street scene by the solid wall surrounding the corner site. 

The subject site and surrounding border treatment does not reflect that of its neighbours on 

either side and does not reflect the valued characteristics of the CA outlined in the Camden 

Square Conservation Area Appraisal and Management Strategy.  The proposal therefore will 

not disrupt any existing relationship between neighbouring properties, nor will it impact 

those characteristics deemed worthy of retention in the CA.  A professionally produced 
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arboricultural assessment is submitted in Appendix 1 of this Appeal Statement.  The 

appellant has decided to remove the trees to the front of the property, due to subsidence 

being caused by the trees.  The appellant has applied to the LPA to remove the trees and is 

awaiting a response. 

The proposed extension does not have a detrimental impact on how the CA is experienced 

and preserves the character and appearance of the CA in accordance with Policy D2, and it 

is therefore considered that the appellant’s proposal should be allowed. 

 

8.  Recommendation 
 
The Inspector is respectfully requested to allow the subject proposal for the reasons 

propounded in this appeal statement. 

 

Appendices 
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